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1 Scope of the Instruction

1.1 The Competition Commission (The Commission) appointed DTZ in October 2012 to provide desktop
opinions of land prices on approximately 115 hospital sites throughout the UK. The site locations
included some in Central London, with the desktop opinions used to assist in The Commission’s
analysis of the Private Healthcare Market.

1.2 To assist in our appraisal of the hospital sites, The Commission provided the following information in
relation to each of the hospital sites:

Address

Site size (acreage and sq m)

Building size (sq m)

Date of construction

1.3  We provide a summary of the methodology and approach to the desktop instruction, together with
the individual site desktops with corresponding commentary within the subsequent sections of this
report.
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2 Methodology

2.1 As set out within our tender proposal, given the sites were situated throughout the UK, the
instruction was managed by the Residential team in Manchester, with DTZ’s national office network
and agency and commercial valuation colleagues in the London, Birmingham, Nottingham, Bristol,
Cardiff, Leeds, Newcastle, Edinburgh and Glasgow offices assisting in providing local knowledge on
each of the hospital sites.

2.2 The scope of the instruction was to in part to consider the price achievable for the site which the
existing hospital occupies, but also consider the achievable price alternative sites, which could
accommodate the hospital and are situated in a similar location, could achieve.

2.3 This alternative site is likely to be of a similar size and within a similar distance to the existing site and
in close proximity of main A roads and the NHS hospitals in the town, but will represent the most
appropriate site with the appropriate characteristics for the proposed use.

2.4 DTZ recognises that not all sites are suitable for private hospitals. Factors which influence private
hospital location include not only their proximity to the nearest NHS Hospital, but also the
accessibility to the hospital from nearby residential locations by practising consultants. Location
sensitivities may result in the existing site the hospital is located being the only site which fits the
criteria; alternative sites even if available may be deemed unsuitable.

2.5 Assuch, where it was clear that an alternative site may place the private hospital further away from
the nearest NHS hospital, or place it in an unattractive location, greater pertinence was placed on the
achievable price for the existing site the hospital occupies.

2.6 The methodology adopted for our appraisal reflected elements of the RICS Appraisal and Valuation
Standards 8" Edition and in particular VS 6 Valuation Standards and GN 6 Guidance Note, which is for
the “Depreciated replacement cost method of valuation for financial reporting”.

2.7 In appraising the sites, the fundamental principle of the above method is that a hypothetical buyer
for a modern equivalent asset would purchase the least expensive site that would be suitable and
appropriate for its proposed operations.

2.8 The manner in which the price for the site would be calculated would be based on alternative uses,
with residential and employment land the two main use types which influence land prices.

2.9 However, whilst GN 6 Guidance Note requires the surveyor to consider factors such as existing site
expense, appropriateness and size; the scope of DTZ’s instruction was more so to determine the
achievable price of the existing / nearby suitable alternative sites and not determine the
appropriateness of the site which the hospital occupies.
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2.10 The key element taken from the RICS methodology is the assumption that a hospital operator would
pay the least cost for a suitable site, with the price based on market prices paid for the alternative
uses which the site could accommodate. Given private hospitals are profit generating business, DTZ
feel that this is a reasonable and sensible approach to adopt.

2.11 DTZ recognises that the nature of the land market for private hospitals is such that there are
instances where competition may arise for sites, with private hospitals not only competing against
other land users (such as residential and commercial developers) but also other private hospital
operators who may be looking to establish healthcare operations in the respective town or city.

2.12 As such DTZ has factored within the land appraisals not only alternative use land prices, but also a
premium to ensure a hospital could secure the site and compel the land owner to sell for hospital
use.

2.13 Given we have been unable to determine land ownerships of sites which would be suitable for
hospital relocation, our desktops are under the assumption that the sites are vacant and able to
achieve planning permission for a healthcare facility (Use Class Order 2010 - C2). We will also assume
reasonable market conditions and that there is a both a willing buyer and seller of the land.

2.14 The land desktops DTZ has applied do not make any allowance for the costs to be incurred in
securing planning consent.

2.15 DTZ recognises that securing planning consent for a health care facility can be a protracted process,
which in some cases can exceed 18 months; a reflection of the complex nature of such facilities
which present a range of planning issues with regards to design, massing, scale etc.

2.16 Planning cost can vary significantly. For smaller hospitals on brownfield sites, costs are likely to be
below £50,000. For hospitals on sites which are allocated for employment uses, we would expect
planning costs to be higher, in the £100,000 to £150,000 range. Notwithstanding this, given the use
of a hospital will be an employment creating use, planning should not be contentious on such sites.

2.17 Planning costs are likely to be most expensive for either larger city centre hospitals or hospitals which
are situated on sites where any development may not accord with current planning policy. Planning
costs and time are likely to range from £250,000 upwards, with DTZ aware that some hospitals may
have expended in excess of £750,000 in planning fees.

2.18 Whilst the above paragraphs provide a guide, the true costs of planning will vary on a case by case
basis.
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2.19 Following the identification of a likely equivalent or alternative site and location, we would estimate
the cost of acquiring that site for the use of a health facility in the current market and look to
appropriate sales comparisons to inform our appraisal. Sites are not usually put to market as health
care sites unless there is a planning obligation. Therefore alternative uses for the sites such as offices,
industrial, residential or agricultural uses will be investigated to determine if they will be suitable for
relocation.

2.20 Where a health centre is required within a particular location, this may mean competing against
other uses. However, the overriding objective is to establish a realistic amount that a hypothetical
prudent purchaser would pay to acquire a site for an equivalent development in a relevant location
at the date of desktop.

2.21 DTZ recognise that whilst we have assumed a willing buyer and seller of land, there may well be
instances where the owners of alternative sites may be reluctant to sell, unless a significant premium
is paid.

2.22 To try and reflect the potential of a land owner being unwilling to sell, but also there being limited
alternative sites which could accommodate the hospital, DTZ has sought to apply a premium over
and above alternative site prices to ensure that a land owner would be willing to sell the site for
hospital use.

2.23 As already noted DTZ also recognises the location of existing private hospitals is influenced not only
by their proximity to the nearest NHS Hospital, but also the accessibility to the hospital from nearby
residential locations by practising consultants. Location sensitivities may result in the existing site the
hospital is located being the only site which fits the criteria; alternative sites even if available may be
deemed unsuitable.

2.24 As such, along with the application of a premium to compel a land owner to be willing to sell the site,
a premium has been applied to hospitals located in areas where there may not be a suitable
alternative site available.

2.25 Given the instruction is a desktop exercise, DTZ is of the opinion the above approach, whilst not a
formal Red Book valuation, will provide an indication of the desktop land prices for each of the
private hospitals.

2.26 We highlight that we are aware that some private hospital operators, for balance sheet purposes,
calculate the value of the land which they occupy based on a function of the profitability of the
hospital. The land value is calculated based on an impartial apportionment of the trading value, less
build costs for the specific scheme, with the resultant land residual considered to be the likely level
of value an operator could pay for the site.

2.27 DTZ is of the opinion that this approach is not the correct way to calculate the land prices for either
suitable alternative sites or indeed the land which the existing hospital occupies.
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2.28 Such a method artificially inflates the land value, as it is based on the trading potential of the
hospital. The impartial apportionment approach means that a highly profitable private hospital
would be willing to pay a high land price for a site; which could be significantly higher than the level
of price which a commercial or residential land buyer would pay.

2.29 Given profitability is key to private hospitals, when seeking to identify a suitable site, we would
expect a due diligent operator would appoint a local agent to act on their behalf in finding a suitable
site.

2.30 The agent would provide to the hospital a shortlist of suitable sites, but also would use their market
knowledge to advise the hospital of the land prices for which similar sites are selling.

2.31 A combination of information on market sales prices for land, together with the hospital providing
the agent with an indication of the maximum price they are willing to pay for the land, would enable
the agent to negotiate with the land owners and secure the most appropriate site.

2.32 Notwithstanding the above, DTZ has acknowledged that only certain sites are suitable for private
hospitals. If sites are available in close proximity to high quality / specialist NHS hospitals, a private
hospital would most likely be willing to pay a premium to secure the site.

2.33 DTZ are also aware that in some instances two private hospital operators may be looking to secure a
specific site in a town or city. This can potentially result in a bidding war, which may result in the end
price paid for the land significantly exceeding alternative land prices in the locality.

2.34 DTZ feels taking the premium approach over and above alternative site price, which reflects securing
the site and the suitability of the location, will provide an accurate view of desktop land value.
However based on the above comments DTZ has not take an impartial apportionment approach, due
the profitability of the hospital artificially inflating the land price which significantly exceeds land
values in the locality.

2.35 Interms of the land prices applied, it must be recognised that DTZ is applying land rates which reflect
current market conditions. If hospitals acquired sites pre 2008, during peak market conditions, the
land figure which we are likely to apply will be most likely much lower than the price which was paid,
even after allowance for premium for compelling a landowner to sell and for proximity to closest
NHS hospital.

Stage 1 — Mapping
2.36 Each residential and commercial valuation team with their agency counterparts in each office

assisting in the site appraisal exercise and were provided with the full information the Commission
provided on each of the sites within their geographical location.
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2.37 No site inspections of the hospitals were undertaken however the majority of the sites outside
London are known to their respective Directors and Associate Directors as they or their families have
been treated at the hospitals or they have undertaken valuation work in or around the sites. Further
location analysis and identification of alternative sites was undertaken via the use of Google Maps
and knowledge of the available alternative sites through the agency teams.

2.38 From the mapping exercise, the location of the hospital sites fell into three categories:

° Sites in urban / city locations
° Sites in suburban locations
° Sites in rural locations

2.39 Once the location was established, the reviewing team would consider what a reasonable catchment
area for an alternative site would be.

2.40 Critical to the determination of whether the existing site was the best site for the hospital or whether
alternative sites were suitable was the proximity to NHS hospitals and the accessibility of the hospital
from nearby residential areas, key for the commuting of consultants working at the private hospital.

2.41 The location of the existing hospital compared with the suitability of alternative sites influences the
level of premium which should be applied over and above alternative site prices for the land which
the private hospital currently occupies.

2.42 In general, for existing hospital sites situated in smaller villages and towns, the catchment area was
deemed to be smaller, with the likelihood that an alternative site would be situated on the edge of
the town / village boundary. This reflected the likelihood that the local planning authority would
prefer to see a new hospital site on the edge of town, rather than in the middle of greenbelt. For
urban hospitals, given the size of the built area is larger, the catchment area would be extended.
However access to the NHS and major transport communication with the appropriate access to high
value housing areas to the alternative site were also considered.

Stage 2 — Alternative site size

Excess land for existing hospitals

2.43 From the review of existing hospital sites, it was identified in some cases the sites benefitted from
excess land area, which was not used for staff / patient facilities nor parking. The excess land in
general comprised either open space or woodland, with it very much debateable to what extent the
land was critical to the operation of the hospital.
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2.44 In some instances, if the local DTZ team had past involvement with the respective hospital and had
up to date knowledge on the site acreage, which was lower than the site acreage provided, the
desktop figure was based on the lower site acreage.

2.45 DTZ highlights that a net down was only undertaken in a small number of circumstances and where it
was clear that the excess land comprised what appeared to be either wood land and / or green open
space / fields, which did not appear to be critical to the services offered.

2.46 Of the 115 sites which were appraised, it was deemed that only 15 hospitals had excess land.

2.47 The net down in the above instances does not reflect any implication that the existing management
of the private hospital is not making best use of available resources. For hospitals which comprise
excess land, used for instance as woodland, future alternative uses for such land are limited.

2.48 In calculating the desktop land figure, it would be incorrect to apply a full commercial / residential
land rate to such excess land, given it would not be critical to the operation of the hospital.

2.49 Indeed, depending upon the planning status of the additional land, if protected woodland or
greenbelt, such land would offer limited value due to development restrictions placed on that land.

Gross to Net Developable Acreage

2.50 A lower site area was assumed for the hospital sites which clearly benefitted from excess land, to
which the appropriate rate per acre was applied. However for the hospital sites which were deemed
to occupy a site which was appropriate in size, a moderate net down from the gross acreage was still
applied in calculating site value.

2.51 The net down figure was 15%, which reflected any land price offered for either the current or an
alternative site would be based on the net developable acreage.

2.52 The net developable acreage would take account of local authority requirements for on-site open
space, land buffers to the boundaries, on site foliage / trees etc. A land owner would not receive a
land receipt for lost land as for any development, be it residential or commercial, there would be
some land which could not be built upon or used for which no land receipt would be received.

2.53 For all sites above 1 acre in gross size we have deducted 15% from the gross site acreage. For sites
comprising less than 1 acre no deduction has been made. It is assumed that such sites may fall below
local authority thresholds for the provision of onsite open space, with their smaller size also resulting
in more intensive use and less lost space.
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2.54 We highlight that with the above net down assumption, this approach is more about the receipt
either a land owner of an alternative site or the existing site if sold would receive. As such for a site
comprising 1 acre, a bidder would offer a rate per acre for 0.85 acres, as the remaining 0.15 acres
may be undevelopable due to the issues highlighted in the above paragraphs.

2.55 As such the overall site the hospital would occupy would in most cases still be the same. The net
down is a reflection of how bidders submit offers for sites rather than DTZ making the assumption
that all hospitals occupying sites larger than 1 acre could be accommodated on sites which are 15%
smaller.

2.56 The manner of the above approach reflects DTZ’s recognition that for hospitals which comprise older
accommodation, it is not always possible and correct to assume that if that hospital re-located to an
alternative location the replacement building it occupied would be smaller. The space saved from the
reduction in overnight accommodation requirements for patients in recent years has been offset by
regulatory changes establishing minimum area requirements for various healthcare room usages
including theatres, bedrooms, consulting rooms and associated utility accommodation.

2.57 For smaller sites situated within inner city locations, DTZ understand that some private hospital
operators may feel these sites are unsuitable, with the requirement for greater land area. However
given the private hospital will have deemed these sites suitable when they located to them, we have
assumed the sites comprise a sufficient size for the private hospital to operate effectively. As such no
increase in the gross acreage has been applied.

Replacement Buildings

2.58 In some instances, particularly for central London hospitals, the only alternative sites for relocation
comprised existing buildings, which would subsequently be converted for hospital use.

2.59 If such buildings were acquired, the price paid and indeed the manner in which comparables are
analysed would be based on the Gross Internal Area, rather than Gross External Area.

2.60 In calculating the area of these buildings, the Commission has provided us with the summary of
assessment for business rates for each of the central London hospitals. These summaries provide a
breakdown of the accommodation within each hospital. Examining the Valuation Office Agency
website, this confirms the rating assessment for hospitals is calculated on a Gross Internal Area basis.
As such, we have used the areas within the rating list in our calculation of the building value.

Stage 3 — Applying the appropriate rate to the alternative site
2.61 Once a decision had been made as to the size which an appropriate replacement site / building

would comprise, together with where the most likely replacement site would be located (following
review on Google Maps), the appropriate rate for alternative land / building use was applied.
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3 Site Prices

3.1 As already noted DTZ recognises that not all sites are suitable for private hospitals. Factors which
influence private hospital location include not only their proximity to the nearest NHS Hospital, but
also the accessibility to the hospital from nearby residential locations by practising consultants.
Location sensitivities may result in the existing site the hospital is located being the only site which
fits the criteria; alternative sites even if available may be deemed unsuitable.

3.2  Whilst DTZ did consider whether an alternative site would be suitable, where it was clear that an
alternative site may place the private hospital further away from the nearest NHS hospital, or place it
in an unattractive location, greater pertinence was placed on the achievable price for the existing site
the hospital occupies.

3.3 The achievable price for the land which the hospital occupied was based on alternative land uses
broadly falling into five categories:

. Replacement Buildings
. Employment Land

. Agricultural Land

. Residential Land

° Other Land

3.4 For the majority of hospitals, the existing sites they occupied fell into one of the four land categories.
However most notably for central London Hospitals, particularly those situated within Westminster,
the desktop figure was a function of replacement building price rather than cleared site price.

3.5 General land trends identified included hospitals, situated within urban locations, deriving alternative
site price from either employment or residential land prices. For suburban areas, site prices
commanded residential or agricultural land plus premium prices, whereas for hospitals in rural
locations, the general assumption made was that agricultural land plus premium prices would be
paid.

3.6 We provide specific comments in relation to the achievable prices and assumptions made for the
above categories as follows:
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Replacement Buildings

3.7 The majority of instances where replacement buildings were identified were where land was scare.
This was predominantly for central London based hospitals.

3.8 However in some instances for properties outside London, depending upon surrounding area and
availability of land, if the hospital comprised for example a converted period property, an assumption
was made that if it relocated, a similar property would have to be acquired rather than a new site,
given a new site could be located some distance from the existing hospital.

3.9 For the central London properties situated within Westminster, if the hospital was to relocate to
another building, in order to successfully acquire it, the hospital would most likely be competing with
both residential and commercial developers, given it likely any such building would be openly
marketed to maximise interest and eventual price for the vendor. This would also be the case if the
existing building the hospital occupied was offered to market.

3.10 Due to the strength of central London’s office and residential markets, based on transactions, (either
in the market or confidential) which local agents active in the market are aware of, developers are
willing to pay between £400 and £650 per sq ft GIA for such buildings which offer conversion
opportunities, depending upon the alternative buildings location.

3.11 The rate per sq ft a bidder would pay would also be influenced by the size of the building. Higher
rates per sq ft would be paid for smaller buildings, whereas the rate per sq ft paid for larger buildings
would reduce, as the nature of the market results in bidders making a quantum allowance.

3.12 Notwithstanding the above, the areas within the rating list for the individual hospitals in some cases
comprise basement accommodation. It is likely that this would not achieve the same level of price as
would ground and upper floor accommodation.

3.13 As such, in our appraisal of the buildings, where basement accommodation is identified, we have
reduced the rate applied by 50%, when compared with the rate applied to the ground and upper
floor accommodation.

Employment Land

3.14 Sites for which the best alternative use would be employment land in general were identified for
hospitals situated in urban and in some cases suburban areas, close or adjacent to business parks and
away from established residential areas.

3.15 Often the employment land would either comprise out of town commercial or industrial, which in
general would benefit from good transport communications, with proximity to A roads and / or
motorways.

Job No: 130CWHO00 Page 12



3.16 The rate per acre for employment land varies between geographies, with higher land values for
employment land in larger cities, with the highest rates for towns and cities situated within southern
and south east England.

3.17 Where specific employment land comparables are readily available, valuers and agency surveyors
within local offices have made reference to them. However in many cases the nature of the
employment land market is that quoting rates per acre for sites are not always openly advertised.
Developers and property companies seeking employment land for development approach the land
holders direct, following which sales terms are agreed, often on an off market basis.

3.18 As such, we provide within the appendices to this report comparables, where available, of specific
employment land transactions. However in the absence of comparables, surveyors have consulted
with DTZ’s in house Industrial and Office Agency teams within each office, in order to gain an
understanding of the prices being achieved for employment land within a specific geography.

Agricultural Land

3.19 Where hospital’s are situated within suburban or rural locations, it is often the case that there could
be agricultural land within reasonable proximity to the hospital’s existing location, providing a viable
alternative site.

3.20 Notwithstanding the above, the achievable price for agricultural land with development potential is a
useful barometer to gauge the achievable price for the existing land hospitals occupy. Developers
seeking land in the area would investigate the potential of edge of town agricultural sites, together
with potential brown field options.

3.21 The level of price they would have to pay for agricultural sites would influence the price level which
they would be willing to offer for former hospital land.

3.22 Again, whilst a suitable alternative site could be secured, greater pertinence was placed on the
existing site which the hospital occupied, with the land rates reflecting a premium for the
development potential the sites offered, albeit the premium was in many cases below the achievable
price of land assuming planning consent was in place. This reflected time delay, cost and risk in
acquiring a site on an unconditional basis.

3.23 Whilst agricultural land prices range from £8,000 to £10,000 per acre, based on the latest Rural Land
Figures published by the RICS, this does not mean that the land for the construction of a hospital
would be available at this price.
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3.24 In the case of existing hospital land, but also potential alternative sites, such land was more likely to
be on the edge of the existing built up area of a town or village. However agricultural land owners
with sites located in such areas will recognise that whilst there may be a low chance in securing
residential planning consent in the short term, in the medium / long term when there may be an
expansion in dwelling numbers to the town, there is a chance that obtaining planning for residential
may be achieved. This would result in a wind fall and uplift for the land owner, significantly exceeding
agricultural land value many times over.

3.25 In towns where the population is growing and the residential market remains robust, it is likely that
regional and national housebuilders will have been in contact with such land owners with a view to
either acquiring existing land holdings, or negotiating an option agreement with the landowner
which would be exercisable at a point when residential planning consent is granted.

3.26 Interest from housebuilders for edge of town agricultural land will undoubtedly increase price
aspirations from land owners, even if town growth projections and planning policy indicate planning
likelihood for residential to be 10 or more years away.

3.27 As such, rather than sell edge of town sites for a little more than agricultural value, it is likely such
land owners will expect to receive a significant premium above agricultural land prices. They
recognise that if they sell the land, they will lose any future uplift which may be achieved if
residential planning consent is forthcoming. It is likely that if the amount offered does not reflect the
required premium, a land owner would rather retain the land holding and pass it to the successors of
their estate, given agricultural land is exempt from inheritance tax, with the hope that the successor
would be able to secure the windfall uplift from residential planning consent.

3.28 The level of premium above agricultural land value sought will depend upon the achievable price per
acre of residential land in the locality i.e the premium above agricultural value for land situated on
the edge of an affluent high value town in the south east will be far greater than the premium a land
owner would expect for land situated on the edge of a low value town in north west England.

3.29 It is agricultural land owners with sites on the edge of existing towns that will expect a greater
premium to be paid. Whilst there could be cheaper agricultural land available further away from the
edge of the town centre, it is unlikely that local planning authorities would wish for new
development in the middle of greenbelt. There would also be issues relating to increased traffic,
access, road and insufficient service / utilities capacity which could result in significant abnormal
development costs to be incurred to be able to deliver an alternative health facility, which may
significantly outweigh the lower cost for which land could be secured.

3.30 Taking note of the above, a range of agricultural prices have been applied, ranging from £100,000 per
acre for land where residential land values would be in the order of £400,000 per acre assuming
residential planning consent is in place, up to £500,000 per acre in high value areas in the south east,
where residential land values in some cases exceed £2 million per acre.
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Residential Land

3.31 Where existing sites were situated on the edge of towns, in established residential locations, it was
assumed the most realistic alternative site use would be residential.

3.32 It should be noted for sites in residential locations, the hospital would be competing with private
sector developers and housebuiders, and would have to pay a price in excess of what such
purchasers would be willing to pay in order to secure the site.

3.33 As such, the residential land rates allow for this premium, with the prices also reflecting the
assumption that a purchase would be on an unconditional basis, with the assumption that a standard
housing scheme could be delivered on the site once planning consent was applied for and secured.

3.34 DTZ highlight that that pre 2008 higher residential land prices were being paid due to the popularity
of new build apartment developments. Such developments drove land prices considerably higher
than the land prices achieved for standard housing sites. However current developer appetite for
such schemes outside central London is limited. As such, the land prices applied assume housing led
development, reflecting current house builder demands.

Affordable Housing and Developer Contributions

3.35 All residential land will be affected by local authority requirements in relation to affordable housing,
s106 (s75 in Scotland) contributions and in some cases Community Infrastructure Levy (CIL). However
the level of affordable housing and developer contributions sought varies between local planning
authorities.

3.36 For hospitals where residential land is the best alternative use, we have reviewed the affordable
housing and developer contribution policy of the council who administers planning policy in that
location. In general local planning authority requirements for affordable housing range from as low
as 15% up to 50% in more affluent higher value locations.

3.37 Affordable housing tenure type also plays on important role in the impact this has on developer
receipt. Social Rented housing was historically the most onerous type of affordable housing, with its
achievable price when sold to a Registered Provider / Housing Association approximately 70% lower
than the price which would be achieved for private non affordable tenure housing. Less onerous
tenure types such as shared ownership or discounted rent would achieve sales prices of between
40% and 50% lower than private sale price.

3.38 However The Governments Affordable Housing Programme, which sets out the pot of money
available for affordable housing up to 2015 will no longer provide any grant funding for social rented
tenure housing, with the main affordable housing type for which grant will be provided being
Affordable Rented Tenure. This type of affordable in general would achieve a price of between 40%
and 50% lower than private sale price.
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3.39 Historically social rented housing created a negative land receipt for developers. The costs they
would incur in constructing the properties, together with ensuring the additional infrastructure was
in place to service the property, would significantly exceed the price they would receive from the
Registered Provider / Housing Association. This had a knock on effect on the level of land bid they
would submit, with social housing often carrying a negative plot value. Developers would still expect
to generate some profit from building social rented housing, resulting in the blended overall land
price per acre offered being lower, to ensure minimum profit margins were achieved.

3.40 However, given the majority of affordable housing will now be Affordable Rent Tenure, the negative
impact this will have to the developer will be less. As opposed to such affordable tenure creating a
negative land plot value, as is the case of social rented tenure housing, the total cost of delivering
such housing will broadly equal the revenue received. Land bids would still be lowered, but not as
sharply as they would have been if the affordable housing tenure was social rented.

3.41 Notwithstanding the above, whilst local planning authorities will have target levels of affordable
housing and developer contributions, recent guidance by the Homes and Communities Agency (HCA)
and Planning Inspectorate requires local authorities to recognise that the target levels sought may
impact upon the viability of a housing scheme. If the developer contributions are deemed to be too
onerous, it may prevent a scheme from being built.

3.42 As such all local authorities will consider lowering developer contribution / affordable housing
requirements, if the reduction is supported by an independent economic viability assessment which
demonstrates the potential non viability of a scheme if the councils target levels of developer
contributions are provided.

3.43 From our experience of such negotiations, councils are more willing to negotiate developer
contributions / affordable housing numbers in areas where residential values are lower, as
development viability is highly likely to be impacted. We are aware that in some cases, in low value
areas where sales pace for houses is slow, councils are willing to agree to no affordable housing /
developer contributions, to ensure schemes can be built and additional housing numbers delivered.

3.44 In areas of higher value housing, councils are in general more reluctant to negotiate marked
reductions from affordable housing targets, due to the ability for sites in such areas to accommodate
higher levels of affordable housing and developer contributions without having a negative impact
upon viability.

3.45 Taking note of the above, we have considered council developer contributions and affordable
housing requirement in light of gross prices for residential land in the respective council areas. In
lower value areas, the deduction from gross land value for developer contributions is lower than the
level deducted from gross land prices in more affluent residential areas.
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Other Land

3.46 Whilst it is likely an alternative / current site price would be based on either employment or
residential land values, there is the potential that alternative land uses, such as former care home
sites, could offer suitable alternative site options for existing private hospitals.

3.47 Indeed, the nature of such sites results in them being located quite often within existing residential
areas, with them offering redevelopment potential for not only residential but also commercial uses
in some instances. As such the land price per acre such sites achieve for vacant care homes provides
a useful indicator as to achievable prices for land which may offer redevelopment potential for
alternative uses.

3.48 Within the appendices to this report we provide a summary of sales transaction of vacant care home
properties together with the sales value per acre achieved. Whilst some of these sites comprise the
former care home buildings, it is unlikely they would be brought back for use as a care home, with
the sites presenting a redevelopment opportunity.
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4  Alternative Replacement Site Desktops

4.1 Following the above approach, we provide a summary of the individual hospital hypothetical
alternative replacement sites. The table provides brief site specific commentary as to the
assumptions made regarding the location and type of alternative site use and, in the case of
residential land, whether any discounts to gross land value, have been applied for council
requirements for developer contributions.

4.2 The land rates per acre we have applied do not take account of stamp duty, legal and agents fees. In
reality, if an alternative site was to be acquired, these costs would have to be added to the land rates
we have applied. Current stamp duty thresholds for land purchases are as follows:

. Up to £150,000 0%
. Over £150,000 to £250,000 1%
o Over £250,000 to £500,000 3%
. Over £500,000 4%

4.3  For the majority of the sites appraised, the stamp duty rate to be applied will be 4%.

4.4  We would estimate that agents and legal fees would equate to approximately 1.8% of site price.

4.5 Interms of VAT, our land figures are exclusive of VAT, with the assumption that no election to waive
exemption to VAT has been made for the subject / alternative sites which have been appraised.
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5 Planning

5.1 Within the original tender document, The Commission requested that we provide information and
responses relating to planning which we provide as follows:

What are the main planning issues affecting the healthcare (hospital) sector in the UK?
Clarification / Context

This review and advice covers planning matters relating to the prospective development of new
hospitals. Consideration is given to new-build, new-site hospital development as opposed to
change of use of existing premises to hospital use, or to development of new facilities at existing or
former hospital sites.

It is provided at a generic level as it does not relate to any particular proposals for hospital
development. As illustrated below, a key point to note is that planning processes and decisions are
influenced as much by proposal-specific, site-specific and location-specific factors as they are by
the overarching planning system and policies.

The Planning System / Process

The UK Government sets out its policies on planning and development in the National Planning
Policy Framework (NPPF), the content of which must be reflected by Local Planning Authorities (i.e.
London boroughs, district councils) in their local plans and policies.

Local planning documents set out the policies to allocate land for particular uses and guide
development in that locality. See Planning Policy section below.

Proposals for development require planning permission, which is sought via an application made to
the relevant Local Planning Authority. An application maybe outline, whereby certain details are
reserved for future submission and consideration, or full, whereby all details are submitted.

The application must be submitted with sufficient information to allow consideration of the
development’s impact and benefits. An application must include architectural drawings, details of
design and access as well as specialist assessments covering matters such as flood risk, transport,
heritage, trees and biodiversity etc . The application is subject of consultation with technical bodies
and local people; and discussion between the applicant and the authority’s planning officers.

The Local Authority considers the proposed development against national and local planning
policies, and should grant planning permission where the proposal accords to these policies unless
material considerations indicate otherwise. Under this latter provision a development proposal not
in conformity to policy but which offers significant benefits may be granted planning permission.
Conversely, a proposal seemingly in accordance with policy may be refused planning permission if
particular impacts are deemed to outweigh the conformity to policy.
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The determination of a planning application is made by elected Councillors either directly, in
consideration of an officer's recommendation (major or contentious schemes), or through
delegation of powers to officers to make the decision on Councillors’ behalf (minor or
uncontentious schemes).

Any planning application approved is likely to be subject to conditions and planning obligations
(Section 106 Agreement (s106) or Community Infrastructure Levy (CIL)) which may require
submission of further details, conformity to specified requirements or limitation, the provision of
particular facilities or the payment of financial contributions to these. In the case of an outline
planning permission, full details of the scheme must be submitted before any development may
commence.

Timeframes

The Government sets target timeframes for the determination of major and minor planning
applications of 13 and 8 weeks from the date of submission respectively. The timeframe is
extended to 16 weeks if a formal Environmental Impact Assessment (EIA) is required. A hospital is
likely to be a major scheme, although EIA will only be required if its impact is deemed likely to have
a significant environmental effect.

The total timeframe for the planning process, however, is significantly longer than these target
determination periods when the period for surveys and assessments, design development, pre-
application discussions and consultations, and completion of a legal agreement etc are factored in.
A typical timeframe for a major scheme would be in excess of one year from inception through to
the grant of planning permission. Following the grant of planning permission a further time period
must be allowed for the discharge of planning conditions (and potentially any legal challenge)
before the development may be commenced.

Appeals

An applicant for planning permission may appeal to the Secretary of State for independent
determination of its planning application in the event that either the local authority has refused
planning permission or has not determined the planning application within the specified target
timeframe (see above).

The appeal will then be heard by an independent inspector either in a public inquiry, informal
hearing or via written representations. The applicant, the local authority and other parties (e.g.
objectors) may participate in the appeal. The inspector then either grants or refuses planning
permission.

In the event that the local authority grants planning permission for a development, there is no
third-party (i.e. objectors’) right of appeal. There is provision however for legal challenge to be
made and a judicial review into the determination process to be undertaken, although the
Government is currently seeking to prevent the misuse of the judicial review procedure as a tool of
objection.
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Planning Policy relevant to Hospitals
National Level

As a high-level strategic document, the NPPF makes no specific reference to hospital development.
It does however strongly promote sustainable development, two key factors of which are social
considerations, such as the health of people, and economic considerations, such as job creation
and consumer choice. The NPPF requires the equal consideration of environmental factors such as
the protection of ecological and heritage assets.

In headline terms, a hospital proposal may be readily supported by national planning policy given
its social and economic benefits, but its acceptability will depend upon the balance of these factors
against any local or environmental impacts, typically relating to matters such as transportation
network capacity or impact on the landscape/habitats/species or heritage assets.

In the consideration of flood risk, hospitals are termed a ‘more vulnerable’ use. Such uses may only
be located in areas which are either not at risk of flood or are at risk of flood only in extreme
circumstances, unless there are no other suitable locations available when an exception test may
be applied.

Local Level

At a local level (London borough or district council), planning policy documents may contain
reference to hospital development. Unless there is a particular proposal for a hospital, then this is
unlikely to be in the form of a specific hospital development policy, but more likely wrapped up in a
general policy covering the protection and enhancement of community facilities (i.e. those relating
to health, education, faith etc).

Certain locations and sites are however protected against development (for instance Green Belt
land) or for particular types of development (for instance housing or employment uses). Such
allocations do not necessarily prevent development or other uses coming forward, but this is only
likely to be allowed where very special circumstances or material considerations to outweigh
planning policy are demonstrated.

It is not considered that any local planning policy document will contain any policy that expressly
restricts the development of new hospitals in general or in a particular location. Planning policies
typically set criteria to help steer appropriate uses into appropriate locations. For instance: uses
generating high volumes of movement are steered to locations accessible by a range of modes of
transport; industrial uses are steered away from residential areas; and development in general is
steered into urban areas and previously developed land thereby protecting natural environments.
There may also be local area or site-specific planning policy documents which provide detailed
guidance on the type, form and design of development sought in a particular area. As with all
policy, conformity to these provisions increases the likelihood of planning permission being
granted. However, where those policy provisions are not sufficiently flexible to accommodate an
unforeseen development type (e.g. a new hospital) they can be inadvertently restrictive to such a
proposal.
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As local planning policy documents are prepared and adopted through a public process, there is the
opportunity to discuss and promote hospital needs and planning matters with the council during
the preparation process. This may result in policy documents being adopted which more directly
facilitate hospital development, however the process is relatively long term with consultations
occurring over a two-three year period prior to the document taking effect.

Through this process, local authorities are able to set out specific local priorities or objectives for
hospital development, but are perhaps more likely to keep this general through the use of strategic
and criteria based policies. Ministerial Statements or Chief Planning Officer Letters (such as those
issued recently in relation to schools and economic development) outlining the Government’s
support for such new provision may assist in supporting a new proposals where there is limited
guidance in planning policy.

Planning Consideration of Hospital Proposals

When considering such policy criteria as set out above, a new hospital development may be
supported in a location which:

. Is not protected as Green Belt or for its landscape or biodiversity value

. Is not susceptible to flooding

) Is preferably previously developed land and/or located within the urban area of a town or
city

) Is accessible by a range of modes of transport including public transport and walking/cycling

as well as the private car

. Is bounded by land uses compatible with a hospital i.e. commercial or institutional as
opposed to industrial; residential where the impact of the hospital on neighbouring amenity
is controlled.

The location of a new hospital on previously developed land in the urban area is stressed as
preferable because local authorities are primarily planning for the provision of new additional
housing and land for employment uses (i.e. typically office, industrial and warehousing). Any
available sites of previously developed land are therefore most likely to be allocated or proposed
for housing or employment development. Unless there is an established need or proposal for a
new hospital it is unlikely that a previously developed site will be allocated for hospital
development.

Any proposed hospital development is therefore likely to be at a site which is either greenfield, in
an existing alternative use or is allocated for housing or employment development. The
acceptability of the proposal will therefore depend upon its assessment against policy criteria,
essentially the benefits of the hospital versus its local impact and the opportunity cost of loss of the
site for an alternative use.

Certain planning policies carry greater weight than others. The strongest are those protecting the
Green Belt, protected species and habitats. A hospital proposal contravening these policies may be
unacceptable irrespective of the benefits of the hospital.
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Whilst there is no planning ‘needs test’ for hospital proposals (i.e. a requirement to demonstrate
the need for a new hospital or service in a particular area), the demonstration of local deficiency in
quality, quantity or choice of existing provision is likely to be a consideration in support of a new
hospital proposal. Whilst there are no planning grounds to refuse a hospital application on the
basis that there are already sufficient alternative hospitals per se, in such circumstances the local
authority may not accept that the benefits of a new hospital outweigh the preservation of that site
for an alternative allocated use or its impact on the local area/environment.

Key arguments in support of a hospital development proposal are likely to relate to its socio-
economic impact. A new hospital should enhance the health/wellbeing of its clients, should offer
choice of supplier or service, should ease the burden or stretch on other suppliers (especially
publicly funded) and improve performance through competition. Importantly, it also creates jobs
(construction and operational), enhances skills/education and generates supply chain and local
spend, all of which result in a significant economic benefit and may be used in justification of a
hospital development proposal on land allocated for ‘employment uses’.

Planning policies covering detailed local or design matters are also key to the acceptability of a
development proposal (especially in the context of local/political decision making, see below). In
particular, the scale and appearance of a hospital proposal and its perceived impact on the
surrounding area, especially if this is undeveloped or includes conservation or heritage assets, such
as a conservation area or listed building(s). Transportation, traffic generation and parking are also
key factors at this local level.

The planning policies covering these factors are unlikely to preclude development outright but will
say broadly that development will be allowed provided that it does not have a significant
detrimental impact on local assets and infrastructure, or where mitigation and improvement
measures are provided to ensure the impact is acceptable. The material submitted with the
planning application must make such assessments and, through discussion with planning officers,
propose appropriate mitigation and improvement measures.

Location Factors

Aside from the variation in planning policies produced by different local authorities there are no
specified locations (i.e. any particular town or city) where hospital proposals are more or less likely
to be granted planning permission.

However, each different location has its own specific constraints and opportunities which will
influence the ease or difficulty with which planning permission may be achieved. Such factors
include the evidence or perceived need for new facilities; the availability of development land; the
need for alternative competing types of development; the available capacity of infrastructure and
utilities; the prevalence of protected land, sites and buildings; and the attitude/engagement of
local communities and politicians etc.

Whilst particular local circumstances must be considered in each case, as a general rule it follows
that planning permission may be more difficult to achieve in locations which are relatively highly
constrained, such as those which are either intensively developed (central London) or
predominantly rural, particularly historical or where prevailing attitudes are resistant to change.
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Political Factors

Political factors can have a significant impact on the planning process and outcome primarily
because decisions are taken by locally elected Councillors who may respond to objections raised by
local people (often irrespective of technical validity) ahead of the broader need or benefit of the
development.

In certain locations, local people and groups are adept at using the local planning and political
mechanisms to resist or frustrate development proposals. Typically this involves or results in large
numbers of people objecting to proposals and lobbying politicians. A significant proportion of
these objectors may be influenced by the objection within the community, rather than particular
personal concerns about the development proposal.

Whilst objections may be genuinely made on grounds of traffic generation, design, impact on
amenity, landscape, biodiversity and trees etc, these matters are also used to legitimise or justify a
less rational objection usually driven by a fear of change or impact on the perception of a
neighbourhood and value of properties.

Such objectors may have no objection to the principle of hospital development and may accept the
wider need or benefit of additional hospital provision, but nevertheless object to prevent such
development in a given location. The result on the development proposal is a protracted and more
costly planning process involving increased consultation, design development and mitigation
proposals.

Further Site Specific Research

As advised, the above advice is given at a general level, whereas substantial factors that influence
any given planning proposal are specific to the nature of the development and its location.

As a secondary piece of work, DTZ may be commissioned to review planning matters relevant to
particular hospital development and/or specific locations. We may also research recent planning
applications and appeals regarding hospital development to provide examples and illustration of
the points discussed above.
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6 Disclaimer

6.1 The contents of this report do not constitute a valuation, in accordance with the appropriate
sections of the Valuation Standards (“VS”) and United Kingdom Valuation Standards (“UKVS”)
contained within the RICS Valuation — Professional Standards 2012 (the “Red Book”). This report is
addressed to The Competition Commission only and its contents should not be reproduced in part
or in full without our prior consent.

6.2 Given the review of the sites was on a “desktop basis” we draw your attention to the following
caveats, which were originally set out within the tender we provided to The Commission.

“1. This is a "desktop" overview provided on a restricted fee basis and for guidance only. It is not intended
to be and must not be relied upon as a substitute for the valuation conclusions that would be reached
by DTZ following a valuation commissioned and carried out on DTZ's standard terms and conditions on
a fee basis. Such conclusions may well be materially different.

2. We have not inspected the properties nor have we undertaken full verification or research. The
opinions detailed above are totally dependent on the adequacy and accuracy of the information
supplied and the assumptions made. It should be noted that should these prove to be incorrect, the
accuracy of this opinion will be affected.

3. The contents of this letter are confidential to the addressee for the specific purpose to which they refer
and are for their use only. Neither this letter nor any part thereof may be reproduced or referred to in
any document, circular or statement, nor may its contents, or part thereof be disclosed orally or
otherwise to a third party.

4. We have not been advised of the purchase price of the property. If instructed to undertake a valuation
of the property we will be required to investigate any recent marketing of the property. Any recent
marketing is likely to provide the best evidence as to the current Market Value of the asset and
therefore our findings following such an investigation may have a material impact on the Market Value
reported. If a purchase price has been agreed we recommend that we are advised of it as soon as
possible so we can reconsider our desk top opinion.

5. If any circumstances surrounding this property change between the issue of this desktop opinion of
value and the completion of a formal valuation report (such as a change in the purchase price) we
must be advised of such a change as soon as possible so we can reconsider our desktop opinion.”
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7 Confidentiality and Disclosure

7.1 Inaccordance with proper practice, | must state that the contents of this report and the appendices
are confidential to you for the specific purpose to which it refers and is for your use only.
Consequently, no responsibility is accepted to any other party in respect of the whole or any part of
its contents. Before this Report, or any part thereof, is reproduced or referred to, in any document,
circular or statement, and before its contents, or any part thereof, are disclosed orally or otherwise
to a third party, DTZ’s written approval as to the form and context of such publication or disclosure
must first be obtained.

N 2 Wsertt

Derek Nesbitt MRICS
Director

RICS Registered Valuer
For and on behalf of

DTZ Debenham Tie Leung
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Appendix 1

Contract Variation Form, Contract Letter of Instruction and Pitch Tender Document
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Appendix 2

Full Table of Properties
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Appendix 3

Comparables
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Comparables - Midlands

Egbaston

Hagley Mews, Edgbaston

The site extended to approximately 0.70 hectares (1.743 acres) and is accessed directly off Highfield
Road. The site had a planning permission for the erection of 51 flats, 2 semi-detached dwellings and 4
terraced dwellings on the site known as 78-96 Hagley Road (land to the rear), Edgbaston,
Birmingham.

The planning permission was subject to a Section 106 Agreement (dated g August 2008) relates to
the provision of 6 units being made available for intermediate rental purposes. We understand that
these units will have to be provided to the same specification as the open market dwellings.
Intermediate rental units will be made available to qualifying persons at affordable rental levels
which do not exceed 75% of the open market rent. We understand that these units are to be
provided to an RSL on a 20 year lease arrangement for a period of 12 months. After a 12 month
marketing period if no RSL’s are interested in acquiring the intermediate rental units then there will
be an agreement with the Chief Housing Officer that a commuted payment will be paid in lieu of the
loss of these on-site affordable units.

We understand that Calthorpe Estates sold the land unconditionally to Taylor Wimpey in 2011 for
circa £2 million which equates to approximately £1,150,000 per gross acre.

Birmingham

Great Park, Rubery, Birmingham

We have been advised that Redrow Homes have purchased a large site just off the Bristol Road in
Great Park for a price equating to £900,000 per acre.

Dudley

Constitution Hill, Dudley

DTZ recently secured the sale of a 7.832 acre site on behalf of National Grid PLC to Taylor Wimpey.
The site had obtained outline planning permission for up to 162 dwellings. DTZ successfully
negotiated a reduction of on-site affordable housing prior to the disposal, reducing the percentage
down from 25% to 0%, which enhanced the site’s value significantly. There is in excess of £1.5 million
of abnormal development costs. The site is under offer for £2,700,000 which equates to a gross land
value of £344,739 per acre i.e. £550,000 per acre excluding the abnormal costs.

Solihull
Lode Lane, Solihull

Harper’s purchased a 0.47 acre site with planning for 14 apartments in 2010 for £750,000.



Solihull residential land comparable — single plots (see below)

18 Beechnut Lane, Solihull - Sold July'12 £395,000

59 Blossomfield Rd - under offer £450,000

Blue Lake Rd, Dorridge - Sold Oct'12 £700,000

Frog Lane, Balsall Common - under offer £190,000

Land Meriden Road, Hampton in Arden — planning for 5 units — 0.26 acres — purchased by Elegant
Homes for circa £250,000

The Crescent, Hampton In Arden - The plot of land (0.42 acres) has been marketed by Hunters with a
guide price of £295,000. The site has full planning permission for the erection of a 5 bedroom house
comprising 3,750 sq ft.

18 Beechnut Lane, Solihull - The plot is currently being marketed by John Shepherd with a guide
price of £430,000. The plot has detailed planning permission for a 5 bedroom detached property. We
understand offers have been made at around £390,000 but so far the property remains unsold.

114 Earlswood Road, Dorridge - A corner plot marketed by John Shepherd with the benefit of
detailed planning permission for a four bedroom house was sold for approximately £180,000 earlier
this year. We believe this site provides the most appropriate example of a single plot sale comparable
with the proposed fifth plot on the subject site.

Land at 21 Belle Vue Terrace, Hampton In Arden. A single plot with the benefit of detailed planning
permission for a four bedroom detached house. The developer was required to demolish an existing
kitchen extension to the adjoining property and carry out refurbishment work on the property. The
property sold in November 2011 for £210,000.

Derbyshire
Sharlston, Derbyshire — Gross Area 3.48 acres (Net Area 3.19 acres)

We are aware of an offer from a national housebuilder for a site in Sharlston, Derbyshire which
equates to a gross offer of £500,000 per net developable acre. The developer expects to provide a
total of 10% affordable housing which nets down the above offer to £460,000 per net developable
acre. We understand from the agents that the site is currently under offer and in legals.

South Normanton, Derbyshire — Gross Area 10.11 acres (Net Area 8.32 acres)

We also understand another site in Derbyshire is currently under offer to a national housebuilder.
The housebuilder has offered a gross figure of £575,000 per net developable acre, however with the
likelihood that 10% affordable housing would be required this will reduce the offer to £532,000 per
net developable acre.

We understand from the marketing agents that the offer for the site comprises deferred payments,
with one third of land value paid at completion, and two further instalments paid 12 and 24 months
after completion. The marketing agents confirmed the site is under offer and in legals.



South Normanton, Derbyshire — Gross Area 4.66 acres (Net Area 3.90 acres)

Another site in South Normanton is currently under offer at a gross price after allowance for 10%
affordable housing equating to approximately £600,000 per net developable acre. Again due to the
size of the acquisition, the bidder has offered to pay one third of the land price at completion, with a
two equal instalments of the balance in months 12 and 24 after completion.

The above comparables are in Derbyshire and demonstrate national housebuilders are offering gross
figures after deduction of affordable housing of between £460,000 and £600,000 per net
developable acre. The higher of this range is for sites which are considered to be higher quality and
better located than the subject site.



Comparables — North West

North Wales

Residential

Hawarden

In terms of land sales we are aware of a 4 acre site in Hawarden purchased for a gross land value of
£730,000 per acre. The site is situated in a high value location, supporting a rate of £188 per sq ft
NSA, with the purchase by a national house builder.

Connahs Quay

We are also aware of another site purchase of an 11 acre site in Connah’s Quay. The site is situated in
an area with sales values in the order of £175 per sq ft achievable for 1,200 sq ft dwellings.

Commercial

A site on Regent Street, Wrexham was sold in 2013 to Premier Inn for £750,000. The overall site
comprised 2.78 acres, with the sale to Premier Inn of 1.63 acres.

We understand from the vendor that along with the land payment, the purchaser agreed to
undertake additional developments works which would be to the benefit of the land which was
retained by the vendor. The works included highways, bus stop and traffic lights; storm and foul
drainage, contamination and knotweed removal and sub-station construction. In total the vendor has
estimated the cost of delivering these items would be in the order of £594,000.

When combined with the site sale price of £750,000, the Greenfield land price paid by Premier Inn
equated to £1,344,000, which based on the 1.63 acres devalues to a price of £825,000 per acre.

Greater Manchester

We are aware that a former school site at Ings Lane, Rochdale which was for sale by Rochdale
Metropolitan Borough Council sold for at circa £1,000,000. The property extends to approximately
2.26 acres is was offered for sale with the benefit of a Planning Statement prepared by the Local
Authority supporting the principal of residential development, subject to planning permission. The
sale price equates to approximately £442,000 per acre.

The former Booth Hall Children’s Hospital, Blackley, Greater Manchester is understood to have a
price agreed reportedly in the region of £4,500,000. The site totalled 13.14 net acres with the sale
price equating to approximately £342,500 per net developable acre.

At Brook Lane, Pemberton a site comprising of 4.91 net acres was reportedly sold for circa
£2,450,000 equating to approximately £500,000 per net developable acre.



A site at Sutherland Road, Heywood, OL10 3PL was available for sale in late 2011 at a quoting price of
£2,475,000 on behalf of Rochdale Metropolitan Borough Council. The property comprises a cleared
former school site extending to 8.10 acres. The vendor’s particulars state that “The use of the land is
restricted to residential use only” and we understand that a planning statement for the property is
provided by Rochdale Metropolitan Borough Council stating that “The site adjoins an established
residential area at the western side of Heywood so that, subject to planning permission, residential
development of the areas presently occupied by buildings would be acceptable. In addition, the
southern (down to the railway) and western parts (a 25 metre strip from the western side of the
buildings) which are within the protected recreational open space area could be considered
acceptable for development by the Council as an exception to the Rochdale Unitary Development Plan
policy G/3”. The quoting price equates to £305,556 per acre which is without a residential planning
permission.

More recently, we understand a 15 acre site closer to Dumers Lane, Radcliffe is currently under offer
to two national house builders at a land price in the order of £490,000 per net developable acre, with
the site being sold clean and remediated. We understand there is approximately £50,000 per acre
abnormal costs (foundations), which increases the above land figure to in the order of £540,000 per
net developable acre on a Greenfield basis.

Cumbria

In terms of land comparables, we are aware a site was acquired in 2011 comprising 2.46 acres at
Biggins Road, Kirkby Lonsdale for a gross price in the order of £1,700,000, which devalues to a rate of
£690,000 per acre. The site was being purchased on a subject to planning basis for a scheme
comprising 34 dwellings, of which 12 are to be sold as affordable at capped prices.

The private sales dwellings are situated in an area which supports a sales rate of between £220 and
£230 per sq ft NSA.

In essence the capped sales prices of the affordable dwellings create no land value once build and
finance cost together with developers profit is taken into account.

Of the 34 dwellings, 35% comprise affordable. On this basis, of the 2.46 acres, approximately 65% or
1.6 acres comprises private sale dwellings. Given the affordable housing creates minimal land value,
the £1,700,000 purchase price equates to a gross price of approximately £1,050,000 per acre when
analysed against the 1.6 acres which create land value.

We are also aware of a site acquired Levens, Kendal in 2011 for approximately £720,000. The site was
purchased subject to planning consent for 7 houses, with the purchase price equating to
approximately £1,000,000 per acre.

Lancashire

In terms of sites in north Lancashire, on a confidential basis, we are also aware of a site comprising
approximately 4 acres situated in Bamber Bridge which is currently being marketed. The site has
received offers in late 2012 reflecting a gross land figure in the order of £700,000 to £800,000 per
acre for a low density scheme comprising 10 units per acre. The site is located in an area where sales



values in the order of £200 per sq ft are achievable, which is moderately a lower figure than
achievable sales values at the proposed scheme.

In terms of land comparables which are situated further afield, albeit in locations which comprise a
similar achievable end value to the subject location, we understand that Bellway Homes, in 2010,
acquired a site of approximately 2.25 acres, which benefitted from planning consent for 26 dwellings.
The site was located on Norlands Lane, Cronton, Cheshire, which is an area which supports sales
values of between £220 and £240 per sq ft NSA. The agent acting on behalf of Bellway Homes
confirmed the housebuilder paid in late 2010 a greenfield figure in the order of £900,000 to
£1,000,000 per acre for the site.

In addition we understand that a site comprising approximately 4 acres situated on Norlands Lane,
Cronton was also acquired for approximately £900,000 per acre in early 2011 by another regional
house builder. Again the site was situated in an area which supported sales values of between £220
and £240 per sq ft NSA.



Comparables - Scotland

Dundee

Former Parkview School, 309 Blackness Road — Former school, part B-listed stone building and part
1960 brick/rendered extension on a 3 acre site. Sold for £619,000 March 2012 (approx £200,000 per
acre).

Development Site, Perth Road — Poorer location than Fernbrae, about 1 mile to the west of
Fernbrae. Administration sale of 2.27 acre site with consent for 20 units (8 detached, 12 semi’s). Sold
£740,000 in December 2011 (£326,000 an acre).

Riverside Drive — Former Homebase site overlooking River Tay. Planning for high density flatted
development (202 units on a 3.81 acre site). Sold £4,140,000 in Nov 2009 (£1,086,614 per acre).

Former Dundee College Campus, Graham Street — Poorer location to the north of city centre.

Persimmon purchased for £1,350,000 in April 2012. 4 acre site with planning for 46 units (32
detached, 14 semi’s). £337,500 per acre.

Edinburgh
Redhall House Drive, Craiglockhart — Miller Homes purchased for £3,475,000 in March 2012. 2.43
acre site (£1,430,000 per acre). Miller could be regarded as a special purchaser as they had already

developed the adjacent land in 2 phases since circa 2006.

Corstorphine Campus, Clerwood Terrace — Cleared development site purchased by Cala from
Persimmon for £3,237,803. 3.24 acres (£999,000 per acre).

Polwarth Terrace — 0.77 acre development site with consent for 11 high spec apartments in prime
residential area. Purchased by Wemyss Property in March 2011 for £830,000 (£1,080,000 per acre).

Shawfair Park, Edinburgh

Hospital site — Sale of 3.0 acres to Spire Hospital in October 2008 for £2,400,000 (representing
£800,000 per acre). The sale of additional 1.5 acres expansion land to Spire Hospital (adjacent to the
main site) concluded in October 2012 at £600,000 (representing £400,000 per acre). Spire took an
option over the land at the time of the original purchase with the price to be agreed based on the
open market value of the site at the time that they exercised the option.

Licensed premises site — Sale of 1.2 acres of land to Marston’s for the development of a restaurant
and public house at £ 481,440 concluded in October 2012 (representing £400,000 per acre).

Hotel site — Currently offering a consented hotel site for sale and in negotiations with two parties —
Hampton by Hilton and Holiday Inn. The site extends to 1.8 acres and discussions are taking place at
a price of £900,000 (which would represent £500,000 per acre).



Glasgow

Linthouse Road — Thales sold 4.4 acre site on southern side of the Clyde (near to the Clyde Tunnel) to
Scottish Exhibition Centre Ltd in Dec 2011 for £1,500,000 (£340,000 per acre). To be used as a new
heliport intended to serve the City’s emergency services.

Site 2, Cardowan, Stepps — cleared, oven ready development land(11.24 acres) on north eastern
edge of city. Bellway purchased for circa £475,000 per acre in Oct 2011.

Aberdeen

Earlswells, Bieldside, Aberdeen — 2.1 acre site in west Aberdeen, planning for 9 large detached villas.
Bought by Stewart Milne in Oct 2011 for £1.5m (£714,000 per acre).

Airyhall Road, Aberdeen — 1.28 acre site (forms part of a larger development, entire site is approx
2.47 acres with consent for 20 units) in good resi area. Bought by Bancon Developments for
£1,012,000 in Feb 2012 (£790,000 per acre).



Comparables - Yorkshire

At the peak of the market prime employment land values were at around £750,000 per acre for sites
at St James Business Park, Knaresborough, North Yorkshire, although that reflected office rather than
industrial uses. Since then there have been three sites sold over 2011 at St James Business Park with
prices reflecting £300,000-£350,000 per acre for industrial uses. These are prime values for industrial
sites with good access the Leeds and Bradford markets. The market is from owner occupiers for own
use and to satisfy bespoke requirements as funding is not generally available for speculative
development.

There is 3.92 ha (9.7 acres) of development land currently available at Flaxby Moor, another location
that would be considered prime and 4.05 ha (10 acres) is available at Boroughbridge. Individual
freehold plots may be offered at Boroughbridge but asking prices will be at £803,000 per ha
(£325,000 per acre).

At Castlevale Park, Catterick, Brompton on Swale there have been three transactions in respect of
serviced industrial land in 2010/2011. We were informed by the agent for the vendor that Chas Long
Aggregates acquired a site of 1.39 ha (3.43 acres) in mid 2011, paying £645,000 reflecting £465,000
per ha (£188,047 per acre). The deal was agreed around 12 months previously. The Highways Agency
acquired a site of 1.01 ha (2.5 acres) in late 2009 paying £580,000 per ha (£235,000 per acre).
Another 0.40 ha (one acre) plot was sold in 2009 for £556,000 per ha (£225,000 per acre).

Next to the Al at Leeming Bar a site of 7.69 ha (19 acres) was sold in 2009 to Andrew Cawthray for
development of a soft drinks factory. We understand from the agent for the vendor that the price
agreed reflected £568,000 per ha (£230,000 per acre).



Address Details Acres Price (£) Price per Date
Acre (£

Druids Meadow Elderly
Persons Home, 6
Manningford Road,
Birmingham, West Midlands
31A Westmorland Avenue,
Kidsgrove, Stoke-on-Trent,
Staffordshire, ST7 1AS
Bryn Mel Manor, Allt Bryn
Mel, Glyngarth, Menai
Bridge, Gwynedd, LL59 5PF
Borrowash House, Derby
Road, Borrowash, Derby,
Derbyshire, DE72 3HB

Heathway, 70 Reddicap
Heath Road, Sutton
Coldfield, West Midlands,
B75 7TEW
Heathside House,
Heathside Lane, Stoke-on-
Trent, Staffordshire, ST6
5QS
Former Ramsey Primary
School, Wix Road, Ramsey,
Harwich, Essex, CO12 5HP

Westgate Court, 1 Linden
Grove, Canterbury, Kent,
CT2 8AB
Oxclose Lane, Mansfield
Woodhouse, Mansfield,
Nottinghamshire, NG19 8DF

Millstream View, Mill Lane,
Adwick-le-Street, Doncaster,
South Yorkshire, DN6 7AG
Land at Warwick Road,
Peterborough, Cambridge,
PE4 6DE

The Former Callow Brook
Elderly Persons Home, 96
The Roundabout,

Freehold, former care home, three floors,
60 bedrooms, unmodernised, 1.08 acres,
21,127 sq ft, parking space, garages, out
buildings, vacant
Former care home, 10 bedrooms

Freehold, former care home, two floors,
development potential subject to planning
permission, vacant
Freehold, former residential care home,
garden, car park and agricultural land, 2.5
acres, development potential subject to
planning permission, vacant
Freehold, former care home, three floors,
30 bedrooms, double garage(s), 0.7 acres,
vacant

Substantial former care home

Freehold site, planning permission for care
home, 45 bedrooms, garden, vacant

Freehold, detached former care home
arranged as 19 self-contained flats and
ancillary accommodation flat, vacant
Freehold, development site, 1.11 acres,
planning permission for care home, 40
bedrooms, vacant

Freehold, detached former care home, two
floors, 0.55 acres, vacant

Freehold, substantial development site,
1.16 acres, planning permission care
home, 80 bedrooms, vacant

Freehold, former care home, two/three
floors, 43 bedrooms, 1.09 acres,
development potential subject to planning

2.4

1.05

25

0.7

0.81

1.58

0.84

111

0.55

1.16

1.09

500,000

178,000

650,000

374,000

750,000

242,000

Unsold —
last bid at
192,000
available at
200,000
1,080,000

Unsold —
last bid at
205,000
available at
250,000
212,000

Unsold —
last bid at
720,000
available at
750,000
390,000

462,000

74,000

619,000

150,000

1,071,000

300,000

120,000

1,280,000

184,000

385,000

620,000

357,000

February
2013

February

2013

2013

July 2012

June 2012

January 2012

December
2011

15 December
2011

December
2011

November
2011

October 2011

October 2011



Birmingham
Former Moor Platt,
Lancaster Road, Caton,
Lancashire, LA2 9QJ

Nuffield House, 16
Claremont Road,
Nottingham,
Nottinghamshire, NG5 1BH
Pinewood Lodge, South
Brent, Devon, TQ10 9EF

Lyttleton House, 1 Ormond
Road, Rednal, Rubery,
Birmingham, West
Midlands, B4

permission, vacant

Freehold, detached former care home, two
floors, 24 bedrooms and ancillary building,
unmodernised, 2.65 acres, outline

planning permission, vacant

Long leasehold, substantial former care
home and single storey extension,
development potential subject to planning

permission, garden, vacant

Freehold former care home, two floors, 17
bedrooms, 2.7 acres, development
potential subject to planning permission,

vacant

Freehold former care home, 37 bedrooms,

1.03 acres, vacant

2.65

0.88

2.7

1.03

Unsold —
Available at
700,000

350,000

316,000

407,000

265,000

397,000

117,000

395,000

September
2011

September
2011

July 2011

July 2011



Address
Description
Size

Revolution Park, Plot 7/9 , Chorley

12 acres

Kingsway, Plot J , Rochdale

42 acres

Electric Park
Trafford Park

6 acres

The Horizon Centre, Loushers Lane, Warrington

1.15 acres

Avro Way
Trafford Park

1.62 hectares (4 acres)

Date and type of
transaction.
Source of information

May 2012
DTz

December 2011
DTz

December 2011
Segro

October 2011

El Group
(Pugh & Co)

Q4 2011
DTZ

Purchase price/
Asking terms

£390,000 per acre

£314,000 per acre

£2,100,000

£350,000 per acre

£311,000

£270,435 per acre

£1,600,000

£400,000 per acre

Comments and Comparison with subject property

Land originally purchased Evander in summer 2011 from
Helios Slough for £215,000 per acre. Pre let secured to Royal
Mail for circa 300,000 sq ft distribution depot and land sold
understood to be £390,000 per acre in May 2012.

The comparable has excellent location to M61 and M6 and
shows a premium being paid for “oven ready” land as becomes
relatively scarce.

42 acres land sale by Wilson Bowden to Asda for chilled facility
of 622,000 sq ft. Deal devalued to £314,000 per acre net
following levelling and site cleanup, investment bought by
Canada Life, let to Asda for 25 years. Practical completion
expected August 2012.

Purchased by United Utilities. Industrial development site.
Hardcore surfaced.

Vacant commercial property on site with development
potential, subject to planning permission. The site is allocated
as an Existing Employment Site in Inner Warrington under the
Warrington Borough Council UDP.

Purchased by Think Money. Development site in Trafford Park
purchased for owner occupation. Marshall to develop the site
as offices. St Modwen sold the site.



Address
Description
Size

Matrix Park - Buckshaw Village, Plot 3000 , Chorley

Voltage Park, Partington, Cheshire

Date and type of
transaction.
Source of information

May 2011

DTZ

Offers put forward at
£250,000 per ace

DTZ

Purchase price/
Asking terms

£925,000

£225,6101 per acre

Inviting offers

Comments and Comparison with subject property

sold by Redrow to Jamie Seddon for £925,000 devaluing to
£225,6101 per acre, remediated land, suitable for
development, last plot sold on Matrix Park dtz and JIl acted

Poorer location to that of the subject property. No deals agreed
but offers been put forward at £250,000 per acre. Marketed by
DTZ.



W DITZ

a UGL company

Comparables — South West

Residential
Land at Norton St Philip, Bath BA2 7LH

The site is located on the southern boundary of Norton St Philip and benefits from rural views. The
village is situated in the Mendip area of Somerset, approximately 9.6 km (6 miles) south of Bath. The
site, which comprises approximately 3.23 hectares (8 acres), has planning consent for 51 homes
consisting of open market dwellings, some sheltered accommodation and a small area of affordable
housing. In addition, the development allows for a local shop and office accommodation. The
proposed project can be summarised as follows:-

e 33 open market houses and maisonettes (65,525 sq ft)

e 10 sheltered houses and apartments (12,050 sq ft)

e 8 affordable houses (7,618 sq ft)

e 1 retail (local shop) unit (2,974 sq ft)

e 3 commercial units including ground floor of the Market Building (3,981 sq ft)
e Total consented floor space (92,148 sq ft)

We have been informed by Knight Frank the site sold to Bloor Homes for circa £9,300,000 having
devalued a debt/equity swap. The price achieved equates to £4,596,060 per hectare (£1,860,000 per
acre) on a net basis however, taking into account the attenuation ponds, and gross developable area
of circa 3.23 hectares (8 acres), the purchase price equates to £2,872,537 per hectare (£1,162,500
per acre). The proposed scheme has been designed to a high specification with each house having
been individually designed by Professor Robert Adam. As such, the scheme has high build costs,
however high sales rates are expected to be achieved (circa £325 per sq ft on average across the
scheme) resulting in a premium being paid. The agent is of the opinion a premium of circa 25% was
achieved on the land value.

Land at Fortlands, Forest Hill, Great Bedwyn, Marlborough

The site comprises circa 0.516 hectares (1.277 acres) and was sold in October 2010 to Linden Homes
for £1,120,000 which equates to £2,167,202 per hectare (£877,055 per acre). The site had residential
planning consent, however we are not aware of the affordable housing requirements.

Land between Kingsbury Street and Herd Street, Marlborough

The site comprises circa 0.35 hectares (0.875 acres) and was sold in Q1 2010 to Thomas Homes for
£2,100,000, which equates to £5,930,400 per hectare (£2,400,000 per acre). The site has residential
planning consent with no provision for affordable housing.

Land at Ropewind Farm, River Road, Shalbourne, Malborough

The site comprises circa 1.18 hectares (2.91 acres) and was initially sold in December 2009 to private

individuals for £1,270,000, which equates to £1,078,409 per hectare (£436,426 per acre) with the
benefit of residential planning consent for five large houses in a courtyard scheme with no affordable



W DITZ

a UGL company

housing requirements. We understand the site was subsequently sold to Bellway Homes in 2010
with the benefit of a revised planning consent increasing the density of the site. The sale price of
circa £1,650,000, equates to £1,401,082 per hectare (£567,010 per acre).

SHH plc sold the surplus land to Cavanna Homes in 2009 for £11.78 million, which equates to
£655,000 per acre. The site totals c.7.32 hectare (18 acre site).

This level compares with £665,000 per acre achieved in August 2010 in respect of the sale to Barratt
Homes a former factory located within a predominantly residential area, approximately 1.2 k m (0.75
acres) to the northwest of the former Plymouth City Airport. The site had planning consent for
residential use and totals 5 hectares (12.3 acres).

Tavistock Road, Bristol

DTZ are marketing a 0.4 hectare (1 acre) site on Tavistock Road, close to the former airport. The site
has outline planning consent for care home use. The site is under offer to a developer at a price
equating to £500,000 per acre, although this is strictly limited to care home use.

Close to the former airport site, 273 Tavistock Road, has been marketed and we understand is under
offer at a price equating to approximately £565,000 per acre. The site has planning consent for 11
houses and 2 flats.

Commercial
Site Purchaser Size ha (acres) Comments Analysis
Land at Cabot Park, AXA 13.36 The purchase in Q4 2010 was part of forward funding £785,928 per
Poplar Way West, (33.00) agreement. The breakdown of the price attributable to the ha
Avonmouth, Bristol land was provided by AXA. (£318,182 per
acre)
Land zoned for B1, B2 and B8 uses.
The property is situated on Cabot Park in Avonmouth which
is one of the
prime distribution locations in the South West of England
close to junction
18 of the M5 motorway and junction 22 of the M4.
Third Way Phase 3, Global 0.61 Purchased in September 2010 for £625,000. £1,029,825
St Andrews Road, Machine (1.5) per ha
Avonmouth Tools The site has consent for B1/B2/B8 uses, it can (£416,667 per
accommodate a warehouse/ trade counter unit of 2,787 sq m acre)
(30,000 sq ft).
The site is a prominent corner site with main road frontage.
Plots C&D Express Avon & 2.47 Purchased in December 2010. The site has consent for £792,079 per
Park, Bridgwater Somerset (6.125) industrial use. ha
Police (£320,000 per
acre)
Land at Station Somerset 0.554 Purchased February 2011. £576,732 per




DTZ

a UGL company

. . Analysis
Site Purchaser Size ha (acres) Comments
Approach, Frome Storage (1.37) ha
Outline consent for 1,784 sq m (19,200 sq ft) of B8 space. (E233,577 per
Town centre location. acre)
Development site, 2.02 We understand that the site is currently under offer at £1.25 £618,812 per
Hillmead Dive, (5.00) million. This is for speculative industrial development. ha
Swindon (£250,000 per
acre)
The site is available at £1.3 million.
Development Land , 190 £684,211 per
Isleport Business _ ' _ _ _ _ ha
. . Available (4.69) The site has outline planning consent for B8 Use. A planning
Park, Highbridge, o (E277,166 per
application has been granted for a waste transfer use on half )
acre

Somerset

the site but to date this has not been instigated.




Comparables — South East

Reading/Slough
Coley Park, Reading

A 4.72 acre site situated 1.5km south of Reading town centre. The site was marketed at the end of
2012 by DTZ as a site with potential for residential development. The site has several vacant
buildings on it, including two very large office buildings which were previously occupied by the
Department for Education, Food and Rural Affairs. The site did not have the benefit of a planning
consent.

Offers were received on a conditional of gaining a planning consent and an unconditional basis. The
highest conditional bid was £5.02 million, reflecting £1.064 million per acre. The highest
unconditional bid which was received was £3.2 million, reflecting £678,000 per acre.

The conditional bid of £5.02 million was based on gaining consent for 76 units which equates to
£66,053 per plot.

The sale never exchanged contracts because DEFRA, the vendor, decided to withdraw the site from
the market because there internal strategy changed and they needed to retain the site.

Canterbury
Kingsmead, Canterbury

A 4.7 acre site, which is currently used as playing fields. The site is allocated for residential
development in the adopted Planning SPG. The site was marketed by DTZ and the highest bid was
£7.11 million. The site remains under offer and is subject to consent for a scheme of 98 units (87,000
sq ft of development). This equates to £1.51 million per acre or £72,551 per plot.

Amersham/Princess Risborough
Terriers Site, Amersham Road, High Wycombe, HP13 5AJ.

A 6.66 acre site with 18,000 sq ft of office space. Set in a rural location on the edge of the town. The
site sold for £2.5 million unconditionally. Included in the site is Terriers House which is an imposing
Grade Il listed building built in the 17™ Century which will be converted to provide residential flats.
The site also included several blocks which were built in the 1960s, which will be demolished to
provide space for new build residential development.

Guildford/Woking
Former Treloar School , Upper Froyle

Total developable site area of 16.7 acres with additional park/agricultural land totalling 66.6 acres
with existing buildings extending to approximately 175,613 sq ft GIA. The site has just been sold by
Savills for £9.5 million unconditionally. The purchaser intends to use the land for residential
development.



Burgoyne Road, Camberley

Site with benefit of planning permission for seven houses and four apartments with a total site area
of circa 1.06 acres. Sold by Savills to a local house builder for £1.2 million.

Froyle House, Upper Froyle

Site with the benefit of planning permission for 9 residential units with a total site area of circa 8.99
acres with existing buildings extending to approximately 17,706 sq ft. Contracts have just exchanged
for £2 million.

Tunbridge Wells/Sevenoaks
The former Cinema Site — Tunbridge Wells, Kent

A town centre site with planning permission for large mixed use development of over 300,000 sq ft.
Sold by Savills in August 2011 on behalf of Anglo Irish Bank to Carlyle and Bell House Joseph for £10
million.

Trevereux Hill, Oxted, Surrey

Marie Curie research centre site with accommodation totalling 43,897 sq ft with a site area of 9.4
acres. Sold by Savills in November 2011 to a regional house builder for £3.55 million. This represents
a price of £378,000 per acre.

Harestone Drive, Caterham, Surrey

Former research centre and offices totalling 22,834 sq ft with a site area of circa 2.8 acres. Sold by
Savills in 2011 to Independent Homes for £2.5 million. This represents a price of £890,000 per acre

Eastbourne
Land at Placketts Corner, Arlington, Nr Eastbourne, East Sussex

A vacant 4.6 acres cleared development site with implemented planning consent for 6 detached
houses. Sold by Savills in 2012 to a private house builder for £575,000.

Basingstoke

Hampshire County Council has sold two sites in Basingstoke recently;

Merton

A site for 781 units including 40% affordable housing, sold to Persimmon Homes in October 2012 for
the sum of £27.5m, equating to £35,211 per plot. We are informed by Hampshire County Council
that they had put in the spine road, drainage and utilities.

Beech Down

A site for 79 private units sold for £4.4m on 31/07/2012 equating to £55,696 per plot.



Milton Keynes

North Street, Leighton Buzzard

Development site sold with a planning consent for 13 houses and a single commercial unit, near the
centre of Leighton Buzzard. The site was sold for £900,000.

Brighton
Withdean Road, Brighton

Development site has just sold which is 1.2 acres, and is suitable for 5 — 6 detached houses. There
was no planning permission in place and the site has just sold for £2.7million, subject to a suitable
planning consent. The site has an existing 9,000 sq ft dwelling on it and is located on one of the best
residential streets in Brighton.

South Street, Ditchling Ditchling Village East Sussex BN6

Development site sold for £1.5 million. 1.7 acres located in a small village with a planning consent in

place. This equates to £880,000 per acre.

Highcroft Villas Brighton East Sussex

0.5 acre site with a planning consent in place for 24 apartments (10 affordable). The site is located in
a residential area on the Hove/Brighton border and within walking distance of Brighton Central
Station. The site sold for £1.25 million.

The Upper Drive, Hove

A 0.3 acre development site sold with a consent for 9 apartments. Sold to a local developer for £1.1
million.

Milton Keynes

English Partnerships are about to exchange contracts on two large sites between 10 and 15 acres at
prices ranging from £650,000 - £800,000 per acre depending on infrastructure requirements. They
have also recently sold two smaller sites of 2 — 3 acres which have achieved close to £1 million per
acre.

Oxford

Savills recently sold a Greenfield site on the edge of west Oxford on behalf of the university. The site
exchanged unconditionally for £16.95m. The total site size was 16 acres, but the development
including LEAP and LAP was on 10.6 acres, with the remainder comprising additional open space.
This breaks back to £1.6m per acre.

Southampton

BNP sold a site in Eastleigh which was 17 acres and sold for residential development for £8 million
unconditionally.



Chichester
East Marden, Chichester

1.4 acre site sold with planning consent for a single 3600 sq ft house. Set in a very rural part of the
South Downs. Sold for £650,000.

Worthing

Site sold with consent for 500 sqm of residential development, set across 13.42 acres in the rural
South Downs. The site sold for £600,000. The site was previously a rundown equestrian site which
was sold to a local developer who is now building two large dwellings on the site.

Maidstone

A site occupied by Kent Music Schools was sold in September 2011 for approximately £1 million. The
site had planning consent for 25 houses, with 40% of these to be sold as affordable. The sale price
equates to approximately £40,000 per plots.

We are aware of a site on West Street, Harrietsham which comprises 8.32 acres which was acquired
in 2011 by Crest Homes following the exercise of an option. The purchase price was £4 million, which
devalued to a rate of approximately £480,000 per acre.

In addition a site at Bell Lane, Hoo comprising 8 acres was sold to Bellway Homes in 2011. The site
benefitted from planning consent for 118 dwellings of which 25% were to be sold as affordable
tenure dwellings. The purchase price of £3,150,000 equates to £400,000 per acre.
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